
 

NOTE:  Individuals requiring special accommodations to participate in or attend any meeting or hearings should call the Planning and Zoning Office at 
946-4550 seven days prior to the meeting 

AGENDA 
THE HAMILTON COUNTY RURAL ZONING COMMISSION 

REGULAR MEETING 
Room 805-B, Administration Building 

APRIL 16, 2015  
1:00 P.M. 

Joel Cornelius, Chairman/Presiding Officer 
 
1. MEETING CALLED TO ORDER 
 
2. ROLL CALL OF COMMISSIONERS 
 
3. PLEDGE OF ALLEGIANCE 
 
4. APPROVAL OF MINUTES OF REGULAR MEETING 
 
5. PUBLIC HEARINGS  

 COUNTY ZONING MAP AMENDMENT 

 A. CASE: Miami 2015-01; Miami Heights Square   
  REQUEST: From: “A-2” Single-family Residence 
   To: “EE” Planned Retail 
  PURPOSE: To construct a 3-building commercial development containing restaurant, retail and 

office space with 199 parking spaces   
 APPLICANT:  Rakesh Ram, City View, LLC. (applicant); Three Rivers Local School District BOE 

(owner)  
  LOCATION: Miami Township; 7670 Bridgetown Road, on the east side of the intersection of 

Bridgetown Road and Jandaracres Drive - site of former Three Rivers School  
   (Book 570, Page 40, Parcel 27) 
 
9. DATE OF NEXT MEETING May 21, 2015   
 
10. ADJOURNMENT 
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 STAFF REPORT 

 
FOR CONSIDERATION BY THE REGIONAL PLANNING COMMISSION ON APRIL 2, 2015 
FOR CONSIDERATION BY THE RURAL ZONING COMMISSION ON APRIL 16, 2015 
 

ZONE 
AMENDMENT 
CASE: 

 
MIAMI 2015-01 

MIAMI HEIGHTS SQUARE
 

 
REQUEST: 

 
FROM: “A-2” Single-family Residence 
TO: “EE” Planned Retail 

 
PURPOSE: 

 
To construct a 3-building commercial development containing restaurant and retail 
space with 199 parking spaces and one access drive onto Bridgetown Road 

 
APPLICANT: 

 
Rakesh Ram, City View LLC (applicant); Three Rivers Local School District BOE 
(owner) 

 
LOCATION: 

 
Miami Township:  7670 Bridgetown Road, on the east side of the intersection of 
Bridgetown Road and Jandaracres Drive (Book 570, Page 40, Parcel 27) 

 
SITE 
DESCRIPTION: 

 
Tract Size: 

 
8 acres (gross); 7.5 acres (net) 

Frontage: 350 feet on Bridgetown Road 
Topography: Flat along Bridgetown Road, sloping down to the rear (east) for 

the rear 2/3 of the site 
Existing Dvlpmt: Cleared land former Three Rivers School site 

 
SURROUNDING 
CONDITIONS: 

 
 

 
ZONE 

 
LAND USE 

North: “A-2” Residence Single-family home 
South: “A-2” Residence Single-family homes 
East: “A-2” Residence Undeveloped woodlands 
West: “O” Office Single-family homes, Mixed-use 

office, and Apartments 
 
ZONING 
JURISDICTION: 

 
 
Hamilton County Commissioners 

 
SUMMARY OF 
RECOMMENDATIONS: 

 
 
APPROVAL with Conditions 
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PROPOSED USE: 

 
The applicant is proposing to construct a three-building commercial development on 
the front half of the site formerly occupied by Three Rivers School.  Building 1 
would be an outbuilding located in the northwest corner of the site and would 
contain 6,300 sq. ft. of speculative restaurant space surrounded by 30 parking 
spaces.  Building 2 would be an outbuilding located in the southwest corner of the 
site and would contain 4,900 sq. ft. of speculative restaurant space surrounded by 20 
parking spaces.  Between Buildings 1 and 2 would be the site’s main access drive 
from Bridgetown Road with an internal sidewalk and crosswalks connecting to the 
front of Building 3.  A future access easement has been indicated to the southern 
property line in the rear of Building 2 to allow for potential future cross-access.  
Building 3 would be in the middle of the development area and would contain 
13,800 sq. ft. of speculative restaurant and retail space with the main parking area to 
the rear and two drive-thru lanes on the south side of the building.  The site would 
have a total of 199 parking spaces.   
 
The current mix of restaurant and retail space has not been finalized and could 
change, subject to meeting the Shopping Center minimum parking requirement.  A 
10-foot streetscape buffer has been proposed along Bridgetown Road and 20-foot 
boundary buffers have been proposed along the north and south property lines 
adjacent to the development area.  One ground-mounted sign 12 feet in height and 
50 sq. ft. in area has been proposed to the north of the access drive and seven 
potential dumpster locations have been indicated.  No photometric or other lighting 
information has been submitted.  A potential retaining wall of an unspecified height 
and design has been indicated around the rear main parking area.  The rear third of 
the site would remain undeveloped woodlands with the exception of a small 
stormwater detention area.  A plan note indicates that 61% of the site, excluding the 
right-of-way, would be developed/disturbed and a conflicting note indicates a 
maximum impervious surface ratio (ISR) of 37%. 
 

ZONING PETITION 
HISTORY: 

 
There is no zoning case history on the site. 

 
STAFF REVIEW 
CONFERENCE: 

 
A Public/Staff Review Conference was held at 7:00 pm on February 11, 2015, at the 
Miami Township Administration Office.  The meeting was attended by 
representatives of the applicant, township officials, and 10 citizens.  Topics of 
discussion included the recent land use plan update, the nature and types of tenants 
being targeted, a traffic impact study, sidewalks, and buffering.  

  
  
ANALYSIS: Land Use Plan Consistency 

 
Applicable Policies and Recommendations:  The Regional Planning Commission 
has an adopted land use plan for this area of Miami Township.  The adoption and 
review history of the Miami Township Land Use Plan is as follows: 
 

• RPC Initial Adoption:     April 1993 
• Last Land Use Plan Update Approved:   February 2015 
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Findings: 
• The Miami Township Land Use Plan Map designates the front two-thirds of the 

site along Bridgetown Road as “Neighborhood Retail”, which is defined as low 
intensity neighborhood oriented retail and service uses that provide a transition 
between residential uses and other types of development or that achieve 
compatibility and service appropriate to the adjacent residential neighborhood.  
Typically one-story structures with a scale, massing, intensity, layout and 
specifications compatible with site constraints and character of surrounding 
residential developments. 

• The proposed development would provide a total of 25,000 sq. ft. of retail and 
restaurant space while providing a transition between surrounding residential 
properties to the north and planned commercial areas to the south.  Transition 
to the east would be provided through the proposal to leave the rear third of the 
site undeveloped woodlands.  Based on the applicant’s statements at the staff 
review conference, the relatively small size of the development, and the location, 
staff feels that the development would likely be well-suited to providing 
neighborhood-oriented commercial uses at the northern boundary of the planned 
Bridgetown Road/Shady Lane neighborhood business district. 

• The Land Use Plan Map designates the rear third of the site as “Green Space & 
Agriculture”, which is defined as passive activities and related uses that retain 
the natural features of the environment.  Typically forests or wildlife 
reservations, farms and farm activities and cemeteries. 

• The applicant is proposing to leave the rear third of the site as undeveloped 
woodlands in compliance with this designation. 

• Therefore, with a condition of approval preserving this area as undeveloped, 
staff finds that the proposal would be consistent with the Miami Township Land 
Use Plan Map.   

• In addition, staff has reviewed the proposed development for consistency with 
the Bridgetown Road/Shady Lane Area Strategies adopted for this area as part 
of the recent Land Use Plan Update and offers the following findings. 

• Strategy 1 states: 
Provide streetscape landscaping that meets or exceeds the requirements of the 
Hamilton County Zoning Resolution along Bridgetown Road and additional 
landscaping along secondary residential streets to achieve a transition from 
Bridgetown Road to the front yard setbacks of adjacent residential homes. 

The applicant has proposed a 30-foot wide streetscape buffer along Bridgetown 
Road, with the front 20 feet containing plantings within the proposed right-of-
way and the rear 10 feet in compliance with the width requirement.  As far as the 
planting requirement, eight trees have been proposed where five trees are 
required, and only 62 shrubs have been proposed where 70 shrubs are required.  
The applicant has not submitted a planting schedule indicated species and sizes, 
and the majority of plantings have been proposed within the proposed 
Bridgetown Road right-of-way.  The current proposal is not consistent with this 
strategy as the shrub planting requirement has not been met and the majority of 
the plantings have been proposed within the right-of-way.  With a condition of 
approval requiring 80 shrubs and all plantings within the 10-foot streetscape 
buffer, staff finds that the proposal would be consistent with this Land Use Plan 
Strategy.   
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• Strategy 2 states: 
Provide additional buffering for single-family homes behind development 
parcels fronting on Bridgetown Road, including consideration of landscaped 
mounding, privacy fencing, and/or additional landscaping. 

The applicant has proposed a 20-foot boundary buffer along the north and south 
property lines abutting adjacent residences in both directions, both including the 
minimum number of required trees (18) and minimum number of required shrubs 
(79).  The applicant has not submitted a planting schedule indicating species and 
sizes.  The current proposal is not consistent with this strategy as only the 
minimum boundary buffer width and plantings have been proposed.  With a 
condition of approval requiring a planting rate 1.5 times the required number of 
trees and either a 3-foot mound, or 6-foot privacy fence within each boundary 
buffer at a distance from Bridgetown Road to the rear façade line of Building 3, 
staff finds that the proposal could be made consistent with this Land Use Plan 
Strategy. 

• Strategy 3 states: 
Building materials, roof styles, and building orientations should be consistent 
with the residential character of other existing developments in the 
Bridgetown Road/Shady Lane Area (i.e. brick facades with stone, stucco or 
wood/vinyl used for architectural details only, pitched roofs, façade variations 
and articulations, and entrances oriented towards Bridgetown Road or Shady 
Lane) 

The applicant has submitted one conceptual building rendering of the proposed 
typical building design indicating what appears to be a stone foundation/water 
table, primarily brick façade with typical aluminum storefronts, pilasters and 
possibly stucco used for roofline details.  It is not clear to what extent there 
would be façade variations and articulations, which direction the entrances 
would be located, and no pitched roofs have been proposed.  The current 
proposal is not consistent with this strategy as only a conceptual rendering has 
been submitted and no pitched roofs have been proposed.  With a condition of 
approval requiring buildings consistent with the materials recommended in the 
adopted Land Use Plan, pitched roofs, façade variations and articulations, and 
entrances oriented towards Bridgetown Road for all three buildings, staff finds 
that the proposal could be made consistent with this Land Use Plan Strategy. 

• Strategy 4 states: 
Access easements should be provided, where feasible, between compatible 
developments in the area to enable connection of parking areas and to limit 
the number of curb-cuts. 

A 25-future access easement has been indicated to the southern property line in 
the rear of Building 2 to allow for potential future cross-access to the property 
to the south within the planned Bridgetown Road/Shady Lane neighborhood 
business district.  Staff does not feel that it is necessary to provide an easement 
to the property to the north as it is outside of the boundary of the district.  Staff 
recommends the proposed easement to the south be widened to 30 feet as is 
typically required. 

• Strategy 5 states: 
Sidewalks should be constructed along the west side of Bridgetown Road to 
connect to the existing sidewalks on Jandaracres and at the Bridgetown 
Road/Shady Lane intersection. 
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This strategy does not apply as the site is on the east side of Bridgetown Road.  
However, the applicant has proposed an internal sidewalk from the northern 
existing Bridgetown Road crosswalk down the main access drive connecting to 
the front of Building 3.  Staff feels that this would provide a meaningful 
connection to the development for residents on Jandaracres Drive. 

• Strategy 6 states: 
Signage should be limited to one ground-mounted sign per development with 
a maximum of 50 square feet in area and 12 feet in height and where a 
landscape area is provided around the base of the sign. 

One ground-mounted sign 12 feet in height and 50 sq. ft. in area has been 
proposed to the north of the access drive in compliance with this strategy. 

• Strategy 7 states: 
Generally, larger, more intense commercial development sites (i.e. sites more 
than 1 acre, buildings greater than 10,000 square feet, Floor Area Ratio higher 
than 30%) should be encouraged to provide greater amounts of open space, 
landscaped drainage areas and landscaped islands within parking lots rather 
than maximizing the amount of building and parking area on the site. 

The development would not maximize the amount of building and parking area 
on the site, primarily because of topography, as the rear third would remain 
woodlands and would accommodate the detention area.  The applicant has also 
provided ample landscaped parking lot peninsulas and islands throughout the 
parking areas in compliance with this strategy. 

• Strategy 8 states: 
Smaller developments (i.e. sites smaller than 20,000 square feet, lots narrower 
than 100 feet in width, developments containing fewer than 4,000 square feet 
of building area) are not encouraged in the area and consideration should be 
given to consolidating parcels and potential development proposals to 
encourage larger redevelopment sites. 

This strategy does not apply as this is a larger development. 
• Strategy 9 states: 

The conversion of single family residences for multi-family or retail use 
should be discouraged and conversion of single-family homes for office use 
should only be considered where two or more parcels are included in a 
development site with a consolidated access plan to provide for reduced curb 
cuts onto Bridgetown Road. 

This strategy does not apply as the site was formerly occupied by a school. 
• Strategy 10 states: 

Large expanses of parking area and lots that include more parking spaces than 
the minimum number required by the Zoning Resolution should be strongly 
discouraged. Stormwater best management practices such as filter strips, bio 
infiltration swales, tree infiltration beds, etc. should be used to breakup large 
expanses of parking spaces. 

With 157 parking spaces reserved for 15,700 sq. ft. of restaurant space and 42 
spaces reserved for retail space under the shopping center requirement, the 
development is exactly at the required minimum number of 199 parking spaces 
for the stated tenant mix.  With the current amount of spaces proposed, no 
additional restaurant space could be accommodated by the parking requirement.  
However, retail or office space could be added within the buildings as those uses 
require less parking than restaurants.  The second part of this strategy regarding 
stormwater BMP’s does not appear to be met as no stormwater BMP has been 
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proposed within or surrounding the parking areas, specifically the rear main 
parking area.  With a condition of approval requiring stormwater BMPs where 
feasible within or around the perimeter of the main parking area in the rear of 
Building 3, staff finds that the proposal could be made consistent with this Land 
Use Plan Strategy. 

• Strategy 11 states: 
The appropriateness of any use other than single family should be considered 
only after submittal of a landscape buffer plan that adequately screens the 
detrimental impacts of commercial uses and related vehicular use areas if the 
proposed use will abut a single family use or zone district. Such review should 
occur only through the Planned Unit Development process. The development 
plan should provide for coordinated development of parcels adjacent to the 
existing retail center at Bridgetown Road and Shady Lane and the office 
designated properties at Bridgetown Road and Jandaracres Drive to avoid 
leapfrogging existing single family parcels. 

The proposal would provide for coordinated development with the office 
designated properties at Bridgetown Road and Jandaracres Drive.  The main 
entrance to the development would align with Jandaracres Drive and an internal 
walkway has been proposed connecting to a Bridgetown Road crosswalk.  The 
strategy has not been met with respect to screening abutting single-family uses, 
as discussed in Strategy 2 above, specifically regarding adequately screening the 
front buildings and parking areas from the residences immediately to the north 
and south of the site along Bridgetown Road.  With a condition of approval 
requiring a planting rate 1.5 times the required number of trees, a 3-foot mound, 
or 6-foot privacy fence within each boundary buffer at a distance from 
Bridgetown Road to the rear façade line of Building 3, staff finds that the 
proposal could be made consistent with this Land Use Plan Strategy. 

• Given the general lack of detail and compliance regarding landscaping, building 
character, and stormwater management and the conceptual nature of the 
submitted plan, staff recommends that all Zoning Compliance Plans be reviewed 
and approved by the Rural Zoning Commission as part of a public hearing 
process.   

• Staff emphasizes that without the complete set of recommended conditions 
addressing the lack of compliance with the strategies, that consistency with the 
land use plan would not be achieved and would result in a recommendation of 
denial. 

• With the recommended conditions discussed above and compliance with Land 
Use Plan Strategies verified by the Rural Zoning Commission at a public 
hearing, staff finds that the proposed development would be made consistent 
with the adopted Land Use Plan. 

  
  
RECOMMENDED 
MOTION: 

To accept staff findings that consistency with the adopted land use plan is required 
and that the zone amendment can achieve consistency with the adopted land use 
plan. 
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ANALYSIS: Thoroughfare Plan Consistency 
 

Applicable Policies and Recommendations:  The Thoroughfare Plan classifies 
Bridgetown Road as a Minor Arterial requiring 100 feet of right-of-way (50 feet 
from centerline). 
Findings:  Bridgetown Road is under the jurisdiction of the Ohio Department of 
Transportation.  The applicant has indicated a 50-foot right-of-way from the 
centerline of Bridgetown Road in compliance with the Thoroughfare Plan.   
 
 

Zoning Compliance 
 
The conceptual site plan meets the minimum standards of the Hamilton County 
Zoning Resolution and the “EE” Planned Retail district,  

 
 

Other Issues 
 
Conceptual Plan 
Staff was unable to review the following improvements for compliance due to lack 
of detail submitted at this time:  grading and drainage; buffer yard landscaping 
including species type and size; interior parking lot landscaping; photometric plan 
and light fixture cutsheets; building signage; dumpster, transformer, HVAC 
screening; continuous curbs/wheel stops within the parking lot to buffer walkways 
and landscaping; and the potential retaining wall in the rear of the site.  The 
applicant has stated that proposed improvements are only at the conceptual level as 
they are hoping to use the retail zoning to further market the site to potential tenants.  
However, the only way staff can support this request is with the conditions 
recommended above including further review of all Zoning Compliance Plans by the 
Rural Zoning Commission at a future public hearing.  This would allow the retail 
zoning designation to be approved for the property in compliance with the Land Use 
Plan Map but would also allow further review and comment by township officials 
and residents prior to approval of the final design of the site. 
 
Dumpster Location 
The current proposal indicates up to seven dumpsters, with one dumpster located 
within the cross-access easement along the southern property line.  Staff 
recommends this dumpster be removed from the cross-access easement and the 
location and screening of all dumpsters would be specifically reviewed to minimize 
impact on adjacent residents prior to approval of all Zoning Compliance Plans by the 
Rural Zoning Commission. 

  
  
CONCLUSION: Based on the above findings, there is sufficient reason for staff to support the 

requested zone amendment.  Specifically, the proposed development could be made 
consistent with the Land Use Plan and Zoning Resolution subject to additional 
review by the Rural Zoning Commission for compliance with Land Use Plan 
strategies and Zoning Resolution requirements to minimize any impact on adjacent 
residences prior to any development of the site occurring.  With this additional level 
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of review, staff finds that the proposed development would be appropriate for the 
site. 

  
  
RECOMMENDED 
MOTION: 

To find consistency with the adopted land use plan and to recommend approval of 
case Miami 2015-01; Miami Heights Square, a request for a zone amendment from 
“A-2” Single-family Residence to “EE” Planned Retail subject to standard covenants 
for planned districts and the following conditions: 
 
Conditions: 
1. That all Zoning Compliance Plans for any phase of the development shall be 

reviewed and approved by the Rural Zoning Commission as part of a public 
hearing. 

2. That a landscape plan in compliance with the requirements of Sections 12-6, 14-
7, and 14-8 of the Zoning Resolution and with Conditions 3 and 4 shall be 
submitted as part of the Zoning Compliance Plan.  

3. That all landscape materials in the required Streetscape Buffer shall be located 
with the buffer area outside of the right-of-way of Bridgetown Road and shall 
include a minimum of 80 shrubs and 8 trees. 

4. That the required Boundary Buffers on the northern and southern property lines 
shall contain 1.5 times the tree planting requirement and a 3-foot mound or 
privacy fencing within each boundary buffer from Bridgetown Road to the rear 
façade line of Building 3. 

5. That all buildings shall be constructed primarily with building materials 
consistent with the Land Use Plan Strategies, pitched roofs, façade variations 
and articulations, and entrances oriented towards Bridgetown Road. 

6. That a stormwater best management practices shall be used where feasible and 
as approved by the Stormwater and Infrastructure Division of the Planning and 
Development Department within or around the perimeter of the main parking 
area in the rear of Building 3. 

7. That a lighting plan in compliance with the requirements of the Zoning 
Resolution shall be submitted as part of the Zoning Compliance Plan.  

8. That all dumpsters and mechanical equipment shall be screened in compliance 
with the requirements of the Zoning Resolution and removed the southern 
access easement. 

9. That the site shall be permitted a maximum of one freestanding monument sign 
along Bridgetown Road at a maximum of 12 in height and 50 sq. ft. in area. 

10. That a 30-foot access easement for future vehicular use shall be identified to the 
southern property line to permit the adjacent property to connect through the 
subject site to Bridgetown Road to be effective if/when this adjacent property is 
redeveloped as a commercial use. 

11. That an internal sidewalk shall connect from the existing Bridgetown Road 
crosswalk down the main access drive to connect to the front of Building 3. 

12. That the proposed woodland preservation area in the rear of the site shall remain 
undisturbed as indicated on the concept plan. 

  
  
   

Page 24 of 38



Page 25 of 38



 HCRPC Staff Report 
April 2, 2015 

PAGE 10 
 

 
SITE PHOTOS 

 

 
Looking east from Jandaracres Drive at site’s frontage 

 

 
Looking west from site at Jandaracres Drive 

 

 
Looking north from middle of site at adjacent residence 

 

 
Looking east from front of site towards rear 

 

 
Looking east at adjacent residence immediately south of site
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PROPOSED CONCEPT PLAN 
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CONCEPTUAL RENDERING 
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APPLICANT LETTER 
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